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RESOLUTION  OF  THE  BOSTON  REDEVELOPMENT  AUTHORITY 
REGARDING  RUGGLES  CENTER  MASTER  PLAN 
AND  DEVELOPMENT  IMPACT  PROJECT  PLAN  AND 
DEVELOPMENT  PLAN  FOR  PHASE  1 


1.    THE  ONGOING  BRA  APPROVAL  PROCESS 

WHEREAS,  Ruggles  Center  Joint  Venture  (the  "Applicant")  filed 
an  Application  dated  June  19,  1989  (the  "Application")  seeking 
from  the  Boston  Redevelopment  Authority  (the  "BRA")  and  the  Boston 
Zoning  Commission  (the  "Commission")  approval  of  (1)  a  master  plan 
(the  "Master  Plan")  and  a  development  impact  project  plan  (the 
"Development  Impact  Project  Plan")  (together,  the  "Master  PDA/DIP 
Plan")  for  a  planned  development  area  to  be  designated  in  the  area 
in  Roxbury  bounded  by  Ruggles  Street,  Tremont  Street,  Melnea  Cass 
Boulevard  and  land  owned  by  the  Massachusetts  Bay  Transportation 
Authority  (the  "Site")  in  connection  with  a  proposed  mixed-use 
development,  and  (2)  a  development  plan  (the  "Development  Plan") 
for  the  first  phase  of  the  project  to  be  developed  on  the  Site 
("Phase  1").   The  Applicant  is  a  Massachusetts  general 
partnership,  consisting  of  Metropolitan  Structures,  an  Illinois 
general  partnership,  Columbia  Plaza  Associates,  a  Massachusetts 
general  partnership,  and  Metropolitan/Columbia  Plaza  Venture,  a 
Massachusetts  general  partnership  consisting  of  Metropolitan 
Structures  and  Columbia  Plaza  Associates. 

Section  3-lA.a  of  the  Boston  Zoning  Code  (the  "Code")  sets 
forth  procedures  for  the  designation  of  planned  development  areas 
("PDA").   For  areas  in  excess  of  five  acres,  a  PDA  may  be 
designated  based  on  the  submission  of  a  master  plan  in  accordance 
with  Section  3-lA.a  of  the  Code,  which  requires  "a  statement  of 
the  development  concept,  including  the  planning  objectives  and 
character  of  the  development,  the  proposed  uses  of  the  area,  the 
range  of  dimensional  requirements  contemplated  for  each  of  the 
proposed  uses,  the  proposed  phasing  of  construction  of  development 
and  such  ...  other  items  ...  as  said  [BRA]  may  require  ..." 
(collectively,  the  "Master  Plan  Criteria"). 

Once  a  PDA  has  been  designated  based  on  a  master  plan,  and 
before  development  within  the  PDA  may  commence,  a  development  plan 
must  be  approved.   A  development  plan  establishes  limits  of 
development  permitted  in  a  project  area  and  ensures  the  provision 
of  certain  public  amenities.   Pursuant  to  Section  3-lA.a  of  the 
Code,  a  development  plan  must  "set  forth  the  proposed  location  and 
appearance  of  structures,  open  spaces  and  landscaping,  proposed 


uses  of  the  area,  densities,  proposed  traffic  circulation,  parkir.g 
and  loading  facilities,  access  to  public  transportation,  [and] 
proposed  dimensions  of  s-ruccures  ..."  (collectively,  the' 
"Developmenc  Plan  Criteria"). 

Similarly,  Sections  26A-3  and  26B-3  of  the  Code  establish 
requirements  for  a  development  impact  project,  and  Section  25A-3 
requires  that  a  development  impact  project  plan  contain  -he  same 
inform.ation  as  a  development  plan.   In  addition  thereto,  a 
development  impact  project  plan  must  also  set  forth  the  projected 
number  of  employees. 

The  Master  PDA/DIP  Plan  together  with  the  Development  Plan 
submitted  by  the  Applicant  on  June  19,  1989  represents  a  crucial 
stage  in  the  planning  process  for  the  Project  (as  hereinafter 
defined) .   Without  BRA  approval  of  the  Master  PDA/DIP  Plan  and  the 
Development  Plan,  the  Applicant  cannot  proceed  to  the  next  stage 
of  design  development  for  Phase  I,  and  the  final  stage  at  which 
the  final  plans  and  specifications  for  Phase  I  are  submitted  to 
the  BRA  for  final  development  review  approval  and  certification  as 
to  consistency  with  the  Development  Plan.   If  the  BRA  determines 
that  the  Master  PDA/DIP  Plan  meets  the  Master  Plan  Criteria  and 
that  it  "conforms  to  the  general  plan  for  the  city  as  a  whole  and 
that  nothing  in  such  plan  will  be  injurious  to  the  neighborhood  or 
otherwise  detrimental  to  the  public  welfare,"  the  BRA  may,  after 
public  hearing,  approve  the  Master  PDA/DIP  Plan.   If  the  BRA 
determines  that  the  Development  Plan  meets  the  Development  Plan 
Criteria  and  that  it  "conforms  to  the  general  plan  for  the  city  as 
a  whole  and  that  nothing  in  such  plan  will  be  injurious  to  the 
neighborhood  or  otherwise  detrimental  to  the  public  welfare,"  the 
BRA  may,  after  public  hearing,  approve  the  Development  Plan. 
Section  26A-3  of  the  Code  similarly  provides  that  no  Development 
Impact  Project  Plan  may  be  approved  by  the  BRA  without  making  the 
same  determ.inations  as  required  for  the  Development  Plan. 

As  noted  above,  even  after  the  Master  PDA/DIP  Plan  and  the 
Development  Plan  are  approved,  the  BRA  review  process  will 
continue.   All  drawings  and  specifications  will  be  subject  to 
development  review  and  approval  by  the  BRA.   In  addition,  in  order 
to  obtain  a  building  permit,  all  final  plans  and  specifications 
must  be  submitted  to  the  BRA  for  a  determination  that  they  are 
consistent  with  the  Development  Plan.   If  the  final  plans  and 
specifications  are  not  consistent  with  the  Development  Plan,  they 
cannot  be  approved  unless  the  Development  Plan  is  amended,  after 
public  notice  and  hearing. 
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2.  THZ  PRZSENT  SITS  IS  SIGNIFICANTLY  UNDERUTILIZZD 
AND  UNDERDEVZLOPEDT 

WHEREAS,  the  Site  is  located  in  Boston's  Southwest  Corridor 
Parcel  13  in  Roxbury,  and  is  bounded  by  Ruggles  Street,  Tremont"" 
Street,  Melnea  Cass  Boulevard  and  land  owned  by  the  Massacnusetts 
Bay  Transportation  Authority.   The  Site  contains  approxir.ately 
5.10  acres,  including  approximately  2.96  acres  of  which  is  the 
subject  of  the  Development  Plan  for  Phase  1  (the  "Phase  1  Site"). 
(A  more  precise  description  of  the  Site  is  contained  in  the  Mascer 
Plan  and  a  precise  description  of  the  Phase  1  Site  is  included  in 
the  Development  Plan.)   At  present,  the  entire  Site  is  undeveloped 
and  owned  by  the  MBTA,  and  thus  returns  to  the  City  nothing  in 
terms  of  tax  revenue,  and  nothing  in  terms  of  employment  or  other 
public  benefits. 

The  BRA  finds  that,  if  the  PDA/DIP  Plan  is  not  approved,  the 
Site  will  continue  as  an  underutilized  area;  aad  that" the  existing 
character  of  the  Site  will  remain  essentially  unchanged;  and  the 
potential  public  benefits  from  the  site-  will  not  be  fully  - 
realized. 

3.  THE  APPLICANT'S  MASTER  PDA/DIP  PLAN  AND  DEVELOPMENT  PLAN 

WHEREAS ,  the  Applicant's  Master  PDA/DIP  Plan  consists  of  9 
pages  of  text  plus  attachments  designated  Exhibits  A  through  E  and 
the  Applicant's  Development  Plan  consists  of  5  pages  of  text  plus 
attachments  designated  Exhibits  A  through  I.   The  Applicant  has 
also  simultaneously  submitted  the  Application,  which  includes 
attachments  designated  Appendices  1  through  23,  which  sees  forth 
additional  information  relating  to  the  Project.   In  addition,  the 
Applicant  has  submitted  proposed  forms  of  a  Development  Impact 
Project  Agreement,  a  Cooperation  Agreement  and  a  Memorandum  of 
Understanding  regarding  community  benefits  (collectively,  the  "BRA 
Agreements").   After  reviewing  these  forms  of  agreements,  the  BRA 
is  satisfied  that  the  B'RA  Agreements  will  ensure  compliance  with 
the  PDA/DIP  Plan  and  the  provision  of  the  public  benefits  and 
mitigation  measures  referred  to  herein  and,  with  such  changes  as 
may  be  made  thereto  by  the  Director  of  the  BRA,  the  Director  of 
the  3EIA  will  execute  the  BRA  Agreements  in  a  timely  manner. 

The  BRA  finds  that  the  Applicant's  Master  PDA/DIP  Plan 
adequately  sets  forth  the  required  elements  or  Master  Plan 
Criteria  of  Sections  3-lA.a  and  26A-3  of  the  Code,  including  the 
planning  objectives  and  character  of  the  development,  the  proposed 
location  and  appearance  of  structures,  open  spaces  and 
landscaping,  the  proposed  uses  of  the  area  and  structures,  the 
range  of  dimensional  requirements  contemplated  for  each  of  the 
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proposed  uses,  -he  proposed  phasing  of  construction  of 
deveiopment ,  rhe  projected  number  of  employees,  the  proposed 
densities,  the  proposed  dimensions  of  structures,  the  oroposed 
traffic  circulation,  par:<ing  and  loading  facilities  and  access  -o 
public  transportation.   The  BRA  further  finds  that  the  Applicant's 
Development  Plan  adequately  sets  forth  the  required  elements  or 
Development  Plan  Criteria  of  Sections  3-lA.a  of  the  Code, 
including  the  proposed  location  and  appearance  of  structures, 
open-spaces  and  landscaping,  proposed  uses  of  the  Site,  densities, 
proposed  traffic  circulation,  parking  and  loading  facilities, 
access  to  public  transportation  and  proposed  dimensions  of 
structures. 

4.    THE  PROJECT 

WHEREAS,  as  described  in  the  Master  PDA/DIP  Plan,  the  Project 
contemplates  up  to  five  major  buildings  to  be  constructed  on  the 
Site  in  a  phased  development  sequence.   The  five  buildings  will 
contain  no  more  than  1,220,000  square  feet  of  gross  floor  area. 
One  building  will  house  a  parking  garage  and  three  buildings  will 
house  primarily  office  space  with  ground  floor  retail.   A  fifth 
building  will  house  primarily  office  space  or  a  hotel.   As 
described  in  the  Development  Plan,  Phase  1  of  the  Project  involves 
construction  of  a  plaza,  an  office  building  with  ground  floor 
retail  and  a  free-standing  parking  garage  containing  up  to  540  to 
690  parking  spaces.   The  office  building  will  be  approximately  173 
feet  in  height  and  contain  approximately  242,000  square  feet  of 
gross  floor  area.   The  garage  will  be  approximately  86  feet  in 
height  and  contain  approximately  230,000  square  feet  of  gross 
floor  area.   In  keeping  with  the  traditional  building  materials 
employed  in  Boston,  it  is  contemplated  that  the  facades  of  the 
building  and  the  garage  shall  be  constructed  primarily  of  brick 
and  precast  concrete  panels  and  granite  detailing. 

Stull  and  Lee,  a  noted  Boston  architectural  firm,  has  done 
the  design  work  for  the  Master  Plan  and  for  Phase  1.   Stull  and 
Lee  has  done  numerous  projects  in  the  Boston  area,  including  the 
acclaimed  Ruggles  Center  Station  adjacent  to  the  Site,  on  the  new 
Orange  Line. 

The  BRA  finds  that  the  Project  will  allow  the  City  to 
maximize  the  use  of  the  presently  undeveloped  Site  in  Roxbury. 
The  BRA  further  finds  that  the  Project  will  effectively  facilitate 
the  expansion  of  Boston's  city  fabric  to  the  Site  in  order  to 
relieve  che  development  congestion  that  is  occurring  in  the 
existing  Downtown  area. 
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The  3RA  finds  thac  the  development  of  the  Site,  including 
Phase  1,  is  critically  important  co  the  revitalization  of  che 
Southwest  Corridor  and  Roxbury  by  allowing  che  City  to  maximize 
the  use  of  che  presently  underdeveloped  Site  for  commercial  uses. 
The  3RA  further  finds  that,  from  a  design  standpoint,  the  Pro-ect 
is  one  in  harmony  with  the  design  philosophy  of  che  Southwest'' 
Corridor  and  che  Roxbury  neighborhood  in  which  it  is  located,  that 
massing,  setbacks  and  materials  are  coordinated  to  relace  to  those 
of  the  surrounding  neighborhood  and  the  area,  and  that  the 
buildings  in  the  Project  will  have  heights  and  gross  floor  areas 
not  in  excess  of  those  permitted  in  the  Master  PDA/DIP  Plan  or  the 
Development  Plan. 

5.    THE  PUBLIC  REVIEW  PROCESS  AND  EVOLUTION  OF  THE  PROJECT 

WHEREAS,  the  Site  is  one  of  two  sites  in  the  first  project  of 
the  pioneering  Parcel-to-Parcel  Linkage  Progi:am  Project  I  (the 
"Program").   As  part  of  the  Program,  One  Lincoln  Street,  located 
on  the  so-called  Kingston/Bedford/Essex  parcel  in  downtown  Boston 
("One  Lincoln  Street"),  will  also  be  developed,  thus  triggering 
new  development  in  an  underdeveloped  and  underutilized  portion  of 
the  South  Station  Economic  Development  Area.   The  development  of 
One  Lincoln  Street  will  thereby  serve  as  a  link  between  the 
Chinatown  community  and  the  Financial  District  and  act  as  a 
catalyst  to  raise  living  standards  of  residents  through  the 
creation  of  new  jobs  and  community  development  programs,  the 
expansion  of  the  local  economy  and  the  creation  of  a  vital  new 
local  market. 

By  virtue  of  its  being  part  of  the  Program,  the  Project  is 
one  of  the  most  highly  reviewed,  studied  and  discussed  projects  in 
the  City.   The  public  has  been  included  throughout  the  review 
process.   Moreover,  the  Project  has  changed  in  response  to  the 
concerns  voiced  during  the  public  review  process.   The  proposed 
design  is  the  result  of  a  long  and  thorough  review  process.   For 
example,  through  its  evolution,  the  design  and  massing  of  the 
Project  have  been  refined  and  reduced  in  scale.   As  originally 
proposed,  the  Project's  building  was  to  reach  a  height  of  225 
feet.   To  reduce  massing,  the  building  has  been  reduced  to  135 
feet.   The  resulting  design  represents  a  commitment  on  the  part  of 
the  Applicant  to  preserve  open  air,  pedestrian  and  vehicular 
access.   In  addition,  throughout  the  review  process,  the  Project 
has  evolved  to  include  the  provision  of  substantial  community 
benefits  as  set  forth  in  Resolution  No.  7  below. 
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As  part  of  the  public  review  process,  an  Environmental 
Motif ication  Form  dated  June  30,  1986  and  a  Drafc  Environment 
Impact  Report  dated  March,  1989  were  filed  with  the  Massachusetts 
Executive  Office  of  Environmental  Affairs. 

The  3RA  finds  that  as  a  result  of  the  process  of  citizen 
involvement  and  public  review  which  has  continued  for  over  three 
years,  numerous  changes  have  been  made  in  the  Project, 
demonstrating  the  Applicant's  sensitivity  to  design,  aesthetics, 
community  concerns,  environmental  impacts  and  scale.   The  3RA 
further  finds  that,  out  of  this  public  review,  through  the 
diligent  and  good  faith  cooperation  of  the  Applicant,  a  better 
Project  has  evolved  representing  a  culmination  of  the  combined 
needs  of  this  City,  Boston  businesses  and  the  community  at  large. 

5.    THE  "GENERAL  PLAN  FOR  THE  CITY  AS  A  WHOLE" 

WHEREAS ,  in  approving  a. master  plan,  development  plan  or  a 
development  impact  project  plan,  the  BRA  must  find  "that  such  plan 
conforms  to  the  general  plan  for  the  City  as  a  whole  ...  ."   No 
specific  "general  plan"  is  referred  to  in  Section  3-lA  or  26A-3  or 
elsewhere  in  the  Code. 

On  March  11,  1965,  the  BRA  adopted  as  the  official  master 
plan  of  the  City  for  the  next  decade  the  "1965/1975  General  Plan 
for  the  City  of  Boston  and  the  Regional  Core"  (the  "1965-1975 
Plan").   In  the  intervening  22  years,  no  other  formal  City-wide 
plan  has  been  adopted,  although  other  plans  and  studies  have  been 
conducted,  including  the  BRA  study  entitled  "Planning  for  Boston's 
Next  Decade  of  Development  1980-90."   Neither  the  1965-1975  Plan, 
nor  any  other  single  document  frozen  in  time,  has  constituted  "the 
general  plan"  for  the  City.   Rather,  "the  general  plan  for  the 
City  as  a  whole"  has  been  a  continually  evolving  concept, 
evidenced  by  development  precedents  and  existing  zoning 
ordinances. 

The  most  recent  statement  of  the  "general  plan"  for  Roxbury 
is  Article  27E  of  the  Code,  the  Roxbury  Interim  Planning  Overlay 
District  (the  "Roxbury  IPOD").   The  general  land  use  objectives 
stated  in  the  Roxbury  IPOD  include:   preserving  and  enhancing  the 
Roxbury  neighborhood;  conserving  the  value  of  land  and  buildings; 
encouraging  the  most  appropriate  use  of  land  throughout  the  City; 
lessening  congestion  in  the  streets;  providing  adequate  light  and 
air;  preventing  overcrowding  of  land;  promoting  appropriate 
economic  development  for  the  benefit  of  residents;  promoting 
residential  development  that  is  affordable  to  all  segments  of  the 
community,  particularly  low  and  moderate  income  residents; 
discouraging  displacement  of  residents;  and  promoting  land  uses 
which  provide  jobs  for  the  City's  residents. 
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The  BRA  finds  that  z'r.e   Project  is  consistent  with  the 
purposes  and  general  land  use  objectives  stated  in  the  Roxbury 
r?ob.   The  3RA  further  finds  that,  by  attracting  other  deveiopmenc 
and  stimulating  renewal  in  che  Southwest  Corridor  in  Roxburv,"  the 
Project  will  preserve  and  enhance  the  Roxbury  neighborhood,' 
increase  the  value  of  land  and  buildings,  and  promote  appropriate 
economic  development  for  the  benefit  of  residents.   The" 3Ra" 
fur-her  finds  that  through  its  design,  which  includes  the 
provision  of  open  space  and  appropriate  massing  and  design,  the 
Project  will  provide  adequate  light  and. air,  prevent  overcrowding 
of  land,  and  preserve,  enhance  and  create  open  space  to  be  enjoyed 
by  residents.   The  BRA  further  finds  that  through  the  creation  of 
jobs,  both  through  construction  of  the  Project  and  through  the 
Project's  attracting  further  development  in  the  area,  and  through 
its  jobs  and  housing  linkage  payments,  the  Project  promotes 
residential  development  that  is  affordable  to  all  segments  of  the 
community,  particularly  low  and  moderate  income  residents,  and 
discourages  displacement  of  residents. 

The  BRA  finds  that,  by  turning  an  undeveloped  site  in  Roxbury 
into  large  areas  of  usable  open  space,  together  with  a  mixed-use 
development,  the  Project  will  convert  an  undeveloped  site  into  a 
physical  and  financial  asset,  and  will  improve  land  values  and 
provide  economic  stimulus.   The  BRA  further  finds  that  by  using 
materials  and  designs  which  are  harmonious  with  the  surrounding 
neighborhood,  the  Project  will  strengthen  the  Roxbury  area  without 
compromising  the  historic  and  architectural  integrity  of  the  area. 
The" BRA  further  finds  that,  in  spite  of  the  passage  of  twenty-two 
years  and  Boston's  greatly  changed  condition,  the  Project,  as  set 
forth  in  the  PDA/DIP  Plan,  is  consistent  with  the  development 
concepts  contained  in  the  1965-1975  Plan. 

7.    THE  PROJECT  IS  NOT  "INJURIOUS  TO  THE  NEIGHBORHOOD  OR 
OTHERWISE  DETRIMENTAL  TO  THE  PUBLIC  WELFARE." 

WHEREAS,  in  order  to  approve  the  PDA/DIP  Master  Plan  and  the 
Development  Plan,  the  BRA  must  find  that  "nothing  in  [a  proposed 
Planned  Development  Area  Plan]  will  be  injurious  to  the 
neighborhood  or  otherwise  detrimental  to  the  public  welfare" 
pursuant  to  Section  3-lA.a  of  the  Code.   This  standard  has  been 
interpreted  by  the  Supreme  Judicial  Court  in  Manning  v.  Boston 
Redevelopment  Authority,  400  Mass.  444  (1987).   As  the  court 
noted,  the  planned  development  area  provisions  of  the  Code  were 
intended  to  "establish  a  more  flexible  zoning  law"  in  order  to 
encourage  well-planned  and  thoroughly  reviewed  large  scale  private 
development  projects  on  underutilized  sites.   These  provisions 
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conce.Tiplate  a  balancing  of  relative  benefits  and  burdens, 
acxnowiedging  that  such  large  scale  development  projects 
inevitably  cause  some  burdens,  but  realizing  that:  in  a  well- 
conceived  and  well-designed  project  such  burdens  are  outweighed  bv 
public  benefits  generated  by  the  project. 

Based  upon  its  consistent  administrative  practice  for  nearlv 
two  decades,  as  well  as  upon  the  mandate  of  Manning,  the  3RA  will 
balance  a  proposed  plan's  possible  adverse  effects  and  other 
matters  claimed  to  be  detrimental  to  the  public  welfare  against 
the  benefits  to  the  neighborhood,  the  City,  and  the  public.   It 
will  approve  only  those  which  "on  balance,  are  not  injurious  to 
the  neighborhood  or  otherwise  detrimental  to  the  public  welfare, 
weighing  all  the  benefits  and  burdens." 

With  respect  to  this  Project,  the  balance  is  tipped  heavily 
in  favor  of  benefits  to  the  neighborhood,  the  City  and  the  public. 
As  an  integral  part  of  the  development  review  process,  significant 
revisions  have  been  made  to  the  Project's  design  in  order  to 
mitigate  adverse  environmental  and  other  impacts.   For  example, 
the  height  of  the  Project's  building  was  reduced  from  225  feet  to 
185  feet  in  order  to  reduce  massing.   In  addition,  through  the 
public  review  process,  the  Applicant  has  included  in  the  Project 
substantial  community  benefits  designed  to  minimize  any  potential 
adverse  impacts  of  the  Project.   Both  of  these  examples 
demonstrate  a  significant  amount  of  mitigation  included  in  the 
current  Project  design,  which  has  resulted  in  a  limited  potential 
for  negative  impacts. 

The- Project  does,  however,  provide  numerous  positive  impacts. 
Set  forth  below  are  some  of  the  benefits  which  will  inure  to  the 
public  as  a  result  of  the  Project. 

Public  Benefits 

A.    Employment  Plan 

The  Project  is  expected  to  generate  an  estimated  2,000 
construction  jobs  and  to  support  an  estimated  3,000  permanent 
jobs.   The  development  of  the  Project,  together  with  the 
development  of  One  Lincoln  Street,  is  expected  to  generate  over 
4,000  construction  jobs  and  to  support  over  7,000  permanent  jobs. 
The  Applicant  anticipates  that  many  new  jobs  will  be  created  by 
new  businesses,  expansion  of  existing  businesses  and  new  tenants 
coming  into  the  City.   The  Applicant  has  set  a  minimum  thirty 
(30%)  percent  goal  for  utilization  of  minority  and  women  business 
enterprises  for  all  contracts  related  to  the  development  of  the 
Project,  and  for  the  leasing  to  minority  business  enterprises  of 
the  total  leasable  square  footage  of  all  retail  space  in  the 
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Project. ^  The  Applicant  will  also  work  with  public  agencies  to 
assist  minority  entrepreneurs  to  start  new  businesses.   In 
addition,  the  Applicant  has  established  a  goal  of  fifty  (50%) 
percent  3oston  residents,  thirty  (30%)  percent  minoricies  and  ten 
(10%)  percent  women  on  the  construction  workforce  for  the  Project: 
and  fif::y  (50%)  percent  Boston  residents,  thirty  (30%)  percent 
minorities  and  fifty  (50%)  percent  women  on  the  permanent: 
workforce  for  the  Project.   The  developer  of  One  Lincoln  Street 
has  also  agreed  zo   provide  these  benefits  in  connection  with  One 
Lincoln  Street. 

3.    Increased  Tax  Revenues 

It  is  estimated  that  the  future  annual  real  estate  taxes 
for  the  Site  (based  upon  the  maximum  development  of  the  Project 
permitted  under  the  Master  Plan)  will  be  approximately  $1,500,000 
to  $1,700,000  per  fiscal  year.   Because  the  Site  is  currently 
owned  by  the  Massachusetts  Bay  Transportation  Authority,  and  is 
exempt  from  taxation,  this  entire  amount  would  represent  increased 
revenues. 

C.  Purchase  Price 

The  Massachusetts  Bay  Transportation  Authority  (the 
"MBTA")  currently  owns  the  Site  and  will  convey  the  Site  to  the 
BRA.   In  turn,  the  BRA  will  convey  the  Site  to  the  Applicant 
pursuant  to  a  Conveyance  and  Construction  Agreement  between  the 
Applicant,  the  BRA  and  the  MBTA.   The  purchase  price  to  be  paid 
for  the  Site  will  generate  significant  revenue  for  the  benefit  of 
the  public. 

D.  Community  Development  Fund 

The  Applicant  will  also  contribute  to  a  community 
development  fund  to  be  established  by  the  BRA  with  the  input  of 
the  Chinatown/South  Cove  Neighborhood  Council  (the  "Neighborhood 
Council")  and  the  Parcel  13+  Development  Task  Force  (the  "Task 
Force").   These  contributions  will  consist  of  ten  (10%)  percent  of 
the  developer's  fee,  five  (5%)  percent  of  Net  Operating  Income  and 
ten  (10%)  percent  of  Net  Refinancing  and  Resale  Proceeds  from  the 
Project,  all  as  more  specifically  set  forth  in  the  Memorandum  of 
Understanding  (as  defined  below).   The  developer  of  One  Lincoln 
Street  will  also  make  substantial  contributions  to  this  community 
development  fund. 
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£.    Development  I.-npact  Project  Contribution 

1.  The  housing  linkage  contribution  resulting  from  the 
development  of  the  Project  (based  upon  the  maximum  development  of 
the  Project  permitted  under  the  Master  Plan)  is  estimated' to  be 
approximately  $4,500,000.   The  development  of  the  Project, 
together  with  the  development  of  One  Lincoln  Street,  will  generate 
an  estimated  housing  linkage  contribution  of  approximately 
$8,800,000  pursuant  to  Article  26A  of  the  Zoning  Code,  such  amount 
to  be  paid  at  the  times,  in  the  manner  and  under  the  conditions 
specified  in  the  Development  Impact  Project  Agreement  for  each 
respective  project.   It  is  anticipated  that  this  amount  will  be 
contributed  to  housing  creation  projects  as  determined  by  the 
Authority  and  the  Neighborhood  Trust  with  input  from  the  Roxbury 
and  Chinatown  communities. 

2.  The  jobs  linkage  contribution  resulting  from  the 
development  of  the  Project  (based  upon  the  maximum  development  of 
the  Project  permitted  under  the  Master  Plan)  is  estimated  to  be 
approximately  $900,000.   The  development  of  the  Project,  together 
with  the  development  of  One  Lincoln  Street,  will  generate  an 
estimated  total  jobs  linkage  contribution  of  approximately 
$1,800,000  pursuant  to  Article  26B  of  the  Zoning  Code,  such  amount 
to  be  paid  at  the  times,  in  the  manner  and  under  the  conditions 
specified  in  the  Development  Impact  Project  Agreement  for  each 
respective  project. 

F.  Child  Care  Plan 

•  The  Applicant  and  the  developer  of  One  Lincoln  Street 
will  provide,  on  site  or  off  site,  child  care  facilities  in 
Chinatown  and  Roxbury,  respectively,  for  a  total  of  200  children 
and  work  with  the  City  and  local  communities  to  design  quality 
child  care  programs. 

G.  Community  Participation 

In  addition  to  these  benefits,  the- Project  and  One 
Lincoln  Street  will  be  developed  by  joint  ventures  which  include  a 
consortium  of  community  investors  and  community  based  non-project 
organizations,  thereby  encouraging  equity  participation  by 
community  developers.   At  least  ten  (10%)  percent  of  the  interest 
of  both  Ruggles-Bedford  Associates, _ Inc.  and  Chinese  Investment 
Limited  Partnership,  the  general  partners  of  Columbia  Plaza 
Associates,  which  holds  a  fifty  (50%)  percent  interest  in  the 
Applicant,  will  be  held  by  non-profit  community-based 
organizations. 
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H.    Memorandum  of  Underscandinq  Regarding  Community  Benefits 

The  benefits  described  above,  together  with  additional 
benefits,  are  described  in  more  detail  in  a  Memorandum  of 
Understanding  (the  "Memorandum  of  Understanding")  to  be  executed 
by  -ne  Applicant,  the  developer  of  Ruggles  Center,  the  3RA,  the 
Neignborhood  Council  and  the  Task  Force,  a  draft  of  which  is 
attached  to  the  Application  as  Appendix  10  and  incorporaced  herein 
by  reference. 

r .   Other  Benefits 

3y  developing  an  unutilized  site  in  an  area  in  which  the 
BRA  is  seeking  to  channel  development,  the  Project  will  enhance 
the  area  and  provide  a  stimulus  to  additional  growth.   The  Project 
provides  substantial  physical  amenities  to  the  area  and  will 
enhance  the  neighborhood  and  the  community  at  large.   The  Project 
provides  a  tremendous  opportunity  for  growth  in  an  area  which  has 
not  received  the  full  benefits  which  have  accrued  to  other  parts 
of  Boston  during  the  development  boom  of  the  last  decade. 

8.  THE  PROJECT  SATISFIES  THE  CRITERIA  FOR  PDA  EXCEPTIONS. 

WHEREAS,  in  order  for  the  Board  of  Appeal  of  the  City  of 
Boston  to  grant  certain  exceptions  with  respect  to  the  building 
height,  floor  area  ratio,  setbacks,  certain  other  dimensional 
features  of  the  Project,  uses,  and  procedural  requirements  in 
accordance  with  Section  6A-3  of  the  Code,  it  must  find  (1)  each 
requested  exception  is  "in  harmony  with  the  general  purpose  and 
intent"  of  the  Code;  (2)  each  requested  exception  is  in  conformity 
with  the  Development  Plan  for  Phase  I  of  the  PDA,  and  that  the  BRA 
has  so  certified;  and  (3)  that  the  Project  complies  with  the 
Development  Impact  Project  requirements  of  the  Code. 

The  BRA  finds  that,  for  reasons  set  forth  in  the  Resolutions 
numbered  6,  7  and  3  above,  and  based  upon  a  review  of  the 
Applicant's  PDA/DIP  Master  Plan,  the  Development  Plan,  the 
Application  and  the  BRA  Agreements,  the  above-stated  criteria  are 
satisfied  as  to  each  of  the  exceptions  listed  in  the  schedule 
enticled  "Anticipated  Zoning  Requests  for  Phase  1"  attached  as 
Exhibit  H  to  the  Development  Plan  (the  "Zoning  Requests"). 

9.  CONCLUSION 

WHEREAS,  the  BRA  gave  due  and  proper  notice  of  a  public 
hearing,  to  be  held  in  the  Board  Room  of  the  BRA  on  June  29,  1939, 
to  consider  the  Master  PDA/DIP  Plan  and  the  Development  Plan  and 
to  determine  the  manner  in  which  Sections  3-lA  and  26A-3  should  be 
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applied  to  the  Master  PDA/DI?  Plan  and  the  Development  Plan.   The 
public  hearing  was  duly  convened  and  held  in  all  resoects  in 
accordance  with  law,  and  to  the  exten-  required  by  law,  with  a 
legal  quorum  present  throughout  the  meeting.   A  legally  sufficien- 
number  of  memoers  of  the  3RA  voted  in  a  proper  manner  and  all 
ocher  requirements  and  proceedings  under  law  incident  to  the 
proper  adoption  or  the  passage  of  said  vote  have  been  duly 
fulfilled,  carried  ouc  and  otherwise  observed.   At  the  public 
hearing,  the  3RA  heard  extensive  testimony  from  a  number  of 
witnesses  and  closed  the  public  hearing  and  the  public  record  on 
this  Application  on  June  29,  1989. 

Based  on  all  this  evidence,  the  BRA  finds  and  concludes  that 
the  Project  is  critically  important  to  the  revitalization  of 
Roxbury;  that  the  urban-  design  elements  of  the  Project  reflect  the 
needs  of  Roxbury,  while  respecting  the  public  goals  and  guidelines 
established  for  development  in  Boston;  that  the  development  of  the 
Project  will  attract  other  development  and  stimulate  renewal  in 
the  Southwest  Corridor  in  Roxbury,  thereby  fulfilling  a  major 
inner-city  development  objective  of  the  City  and  the  Commonwealth; 
and  that  the  Project  will  aid  the  City  financially  by  generating 
jobs,  and  by  providing  Boston  with  a  new  source  of  real  estate  tax 
revenues  and  linkage  funds. 

Based  on  all  the  evidence,  the  BRA  further  finds  and 
concludes  that  the  Project's  Master  PDA/DIP  Plan  satisfies  the 
Master  Plan  Criteria  and  otherwise  complies  with  Sections  3-lA, 
26A-3  and  26B-3  of  the  Code,  and  that  the  Development  Plan  for 
Phase  I  satisfies  the  Development  Plan  Criteria  and  otherwise 
complies .with  Section  3-lA  of  the  Code. 

Based  on  all  the  evidence,  the  BRA  further  finds  and 
concludes  that  the  Project's  Master  PDA/DIP  Plan  and  the  Project's 
Development  Plan  "conform  to  the  general  plan  for  the  City  as  a 
whole. " 

Based  on  all  the  evidence,  the  BRA  weighs  this  Project's 
public  benefits  against  the  combined  detriments  of  this  Project 
and  further  finds  and  concludes  that  the  Project's  Master  PDA/DIP 
Plan  and  the  Project's  Development  Plan  are  not  "injurious  to  the 
neighborhood  or  otherwise  detrimental  to  the  public  welfare." 

Based  on  all  the  evidence,  the  BRA  finds  that  the  exceptions 
listed  in  the  Zoning  Requests  satisfy  all  of  the  criteria  of  the 
Code. 
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10.   RESOLVES 

NOW  THEREFORE  be  it  resolved  by  the  Authority 

That  in  connection  with  (a)  the  Master  Plan  and  Development 
Impacc  Project  Plan  for  Planned  Develooment  Area  No.  34  ( th^ 
"Master  PDA/DIP  Plan")  and  (b)  the  Development  Plan  for  Phase 
1  of  Master  Plan  for  Planned  Development  Area  No.  34  (the 
"Development  Plan"),  presented  at  a" public  hearing  duly"held 
at  the  offices  of  the  Boston  Redevelopment  Authority  (the 
"Authority")  on  Thursday,  June  29-,  1989,  and  after 
consideration  of  (i)  evidence  presented  at,  and  in  connection 
with,  the  hearing,  and  in  connection  with  the  prooosed 
project  described  in  the  PDA/DIP  Plan,  (ii)  matters  discussed 
in  a  memorandum  dated  June  29,  1989  from  Anthony  A.  Williams 
and  Pamela  Wessling  to  the  Authority  and  Stephen  Coyle,  and 
(iii)  the  findings  of  the  Authority  set  forth  above,  which 
evidence,  T.emorandum  and  findings  are  incorporated  herein  by 
reference,  che  Authority  finds  (x)  with  respect  to  the  Master 
PDA/DIP  Plan  that  (1)  the  Master  PDA/DIP  Plan  conforms  to  the 
general  plan  for  the  City  as  a  whole;  (2)  nothing  in  the 
Master  PDA/DIP  Plan  will  be  injurious  to  the  neighborhood  or 
otherwise  detrimental  to  the  public  welfare;  and  (3)  the 
Master  PDA/DIP  Plan  does  adequately  and  sufficiently  satisfy 
all  other  criteria  and  specifications  for  a  planned 
development  area  subdistrict  area  designation  and  for  a 
development  impact  project,  as  set  forth  in  the  Boston  Zoning 
Code,  as  amended  (the  "Code");  and  (y)  with  respect  to  the 
Development  Plan  that  (i)  the  Development  Plan  conforms  to 
the  general  plan  for  the  city  as  a  whole;  (2)  nothing  in  the 
Development  Plan  will  be  injurious  to  the  neighborhood  or 
otherwise  detrimental  to  the  public  welfare;  and  (3)  the 
Development  Plan  does  adequately  and  sufficiently  satisfy  all 
other  criteria  and  specifications  for  a  development  plan  as 
set  forth  in  the  Code;  and  further 

That  (a)  the  form  and  substance  of  the  Master  PDA/DIP  Plan, 
and  the  procedures  employed  in  reviewing  and  approving  the 
Master  PDA/DIP  Plan,  conform  with  the  requirements  of  the 
Code  as  applied  to  a  master  plan  for  a  planned  development 
area  under  Section  3-lA  of  the  Code  and  a  development  impact 
project  plan  under  Section  26A-3  of  the  Code;  and  (b)  the 
form  and  substance  of  the  Development  Plan,  and  the 
procedures  employed  in  reviewing  and  approving  the 
Development  Plan,  conform  with  the  requirements  of  the  Code 
as  applied  to  a  development  plan  for  a  planned  development 
area  under  Section  3-lA  of  the  Code;  and  further 
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That  the  Authority  hereby  waives  any  procedural  requirerr.en-s 
of  the  Authority's  "Zoning  Procedures  tor  the  Master  Plan/' 
PDA"  dated  March  19,  1986  with  which  the  application 
submitted  by  the  Applicant,  for  a  planned  development:  area 
subdistrict  designation  for  the  parcel  of  land  which  is  the 
subject  of  the  Master  PDA/DIP  Plan  and  for  aoproval  of  -he 
Master  PDA/DIP  Plan  and  the  Development  Plan",' is  not  in 
conformity;  and  further 

That  pursuant  to  the  provisions  of  Section  3-lA  and  25-3  of 
the  Boston  Zoning  Code  as  amended,  the  Authority  hereby 
approves  the  Master  PDA/DIP  Plan  and  the  Development  Plan. 
The  Master  PDA/DIP  Plan  is  embodied  in  a  written  document 
entitled  "Master  Plan  and  Development  Impact  Project  Plan  for 
Planned  Development  Area  No.  34",  dated  June  29,  1989 
consisting  of  nine  pages  of  text  plus  attachments  designated 
Exhibits  A  through  E,  and  is  attached  hereto  as  Exhibit  A. 
The  Development  Plan  is  embodied  in  a  written  document 
entitled  "Development  Plan  for  Phase  1  of  Master  Plan  for 
Planned  Development  Area  No.  34",  dated  June  29,  1989 
consisting  of  6  pages  of  text  plus  attachments  designated 
Exhibits  A  through  I,  and  is  attached  hereto  as  Exhibit  B. 
The  Master  PDA/DIP  Plan  and  the  Development  Plan  shall  be  on 
file  at  the  office  of  the  Assistant  Director  for  Neighborhood 
Planning  and  Zoning  of  the  Authority;  and  further 

That  the  Authority  hereby  authorizes  the  Director  of  the 
Authority  to  petition  the  Zoning  Commission  of  the  City  of 
Boston  (the  "Commission")  for  a  planned  development  area 
subdistrict  designation  for  the  parcel  of  land  which  is  the 
sub]ect  of  the  Master  PDA/DIP  Plan,  and  to  recommend  to  the 
Commission  that  it  approve  such  petition,  the  Master  PDA/DIP 
Plan  and  the  Development  Plan  pursuant  to  Section  3-lA  of  the 
Code;  and  further 

That  Ruggles  Center  Joint  Venture  (the  "Applicant")  is 
affirmed  and  approved  as  the  successor  to  and  assign  of 
Metropolitan/Columbia  Plaza  Venture  for  the  purposes  of 
carrying  out  the  development  of  the  project  contemplated  in 
the  Master  PDA/DIP  Plan  and  the  Development  Plan;  and  further 

That  the  Authority  hereby  approves  the  proposed  forms  of 
Development  Impact  Project  Agreement,  Cooperation  Agreement 
and  Memorandum" of  Understanding  (collectively,  the  "Related 
Agreements")  in  substantially  the  forms  attached  hereto  as 
Exhibits  C,  D  and  E,  respectively,  and  the  Authority  hereby 
authorizes  and  directs  the  Director  of  the  Authority  to 
execute  and  deliver  in  the  name  of  and  on  behalf  of  the 
Authority  the  Related  Agreements,  with  such  changes  as  he,  in 


-  14  - 


his  discretion,  shall  determine  to  be  necessary  or  desirable, 
his  execution  and  delivery  of  any  of  the  foregoing  or  the 
taking  of  any  such  action  to  be  conclusive  evidence  of  his 
determination  and  of  the  authority  granted  to  him  hereunder. 
The  Related  Agreements  shall  be  on  file  in  the  office  of  the 
Authority;  and  further 

That  pursuant  to  Section  6A-2  of  the  Code,  the  Authority 
hereby  authorizes  the  Director  of  the  Authority  to  recommend 
to  the  Board  of  Appeal  approval  of  the  proposed  zoning 
exceptions  set  forth  in  the  document  entitled  "Anticipated 
Zoning  Requests  for  Phase  1"  and  attached  hereto  as  Exhibit 
F,  with  such  changes  as  the  Director  of  the  Authority,  in  his 
discretion,  shall  determine  to  be  necessary  or  desirable,  his 
taking  of  any  such  action  to  be  conclusive  evidence  of  his 
determination  and  of  the  authority  granted  to  him  hereunder; 
which  approvals  are  recommended  by  the  Authority  provided 
that  the  Commission  will  have  adopted  a  Map  Amendment 
designating  the  land  involved  as • an  M-l-D  zoning  district, 
and  provided  further,  that  final  working  drawings  be 
submitted  to  the  Authority  for  development  review  to  ensure 
that  the  same  are  consistent  with  drawings  previously 
approved  by  the  Authority  and  with  the  Master  PDA/DIP  Plan  - 
and  the  Development  Plan.   The  Authority  hereby  authorizes 
the  Director  of  the  Authority  to  certify  to  the  Commission 
and  the  Board  of  Appeal  that  said  exceptions  are  in 
conformity  with  the  Master  PDA/DIP  Plan  and  the  Development 
Plan;  and  further 

That  the  Authority  hereby  authorizes  and  directs  the  Director 
of  the  Authority  to  execute  and  deliver  in  the  name  of  and  on 
behalf  of  the  Authority  (a)  the  Conveyance  and  Construction 
Agreement  between  the  Massachusetts  Bay  Transportation 
Authority,  the  Authority  and  the  Applicant  regarding  the 
conveyance  to  the  Applicant  of  the  parcel  of  land  which  is 
the  subject  of  the  PDA/DIP  Plan,  such  Conveyance  and 
Construction  Agreement  to  include  such  terms  and  conditions 
as  the  Director  deems  appropriate  and  in  the  best  interests 
of  the  Authority,  and  (b)  all  other  agreements  and  documents 
incidental  to  such  Agreement,  the  Master  PDA/DIP  Plan  or  the 
Development  Plan,  such  agreements  and  documents  to  be  on 
such  terms  and  conditions  as  the  Director  deems  appropriate 
and  in  the  best  interests  of  the  Authority,  execution  and 
delivery  of  such  Sale  and  Construction  Agreement  or  any  of_ 
such  agreements  or  documents  or  the  taking  of  any  such  action 
to  be  conclusive  evidence  of  his  determination  and  of  the 
authority  granted  to  him  hereunder.   The  Conveyance  and 
Construction  Agreement  and  such  other  agreements  and 
documents  shall  be  on  file  in  the  office  of  the  Authority; 
and  further 
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That  the  Authority  hereby  authorizes  the  Director  to  certify 
in  the  name  of  the  Authority  that  the  plans  to  be  submitted 
to  the  Commissioner  of  the  City  of  Boston  Inspectionai 
Service  Department  in  connection  with  the  Development  Plan 
are  in  conformity  with  the  approved  Master  PDA/DIP  Plan  and 
Development  Plan,  his  certification  of  such  ro  be  conclusive 
evidence  of  his  determination  and  of  the  authority  granted  to 
him  hereunder;  and  further 

That  the  Authority  hereby  authorizes  the  Director  of  the 
Authority  to  certify  to  the  Commission  that  the  Project 
complies  with  the  Development  Review  Requirements  of  the 
Code,  his  certification  of  such  to  be  conclusive  evidence  of 
his  determination  and  of  the  authority  granted  to  him 
hereunder. 
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